THE  PROGRESS   OF  REBUILDING

munity. The capital cost of each building in relation to the
income received therefrom was out of all proportion to the
ratio in private rebuilding. This could not be shared with
tenants, and whereas a citizen who decided to bear the whole
cost himself might hope to receive twelve per cent or more on
his outlay if he let at a rack rent, or a large immediate return
by way of a fine if he leased beneficially, the City received no
direct return on most of its buildings. It had no reserves to
invest and, as it did not seek to borrow wholesale, was compelled
to spread its work over a full decade. This saved an undue
strain on the supplies of capital, labour and materials available
for the whole community, and, thanks to the coal dues, the
ultimate cost was not left as an intolerable mortgage on the
future. Work in the early years was confined to the Guildhall
and the Sessions House. The former, as was fitting, was the
first to be started. Saving St. Paul's and the Exchange, it was
the most costly of all the new buildings, and its construction
served both as a signal and as an encouragement to the citizens*
An act of faith as well as of necessity, work on its main fabric
was hurried forward with all speed. As early as December
1667 Pepys noted how swiftly it was rising.1 In May 1669 the
outside was almost finished,8 and in November 1671 inside and
outside had been carried so near to completion that it was again
possible to use it for the elaborate ceremonies of the Lord
Mayor's feast,3 At Evelyn's visit, it had been the only building
besides the Sessions House which the City had begun. By
November 1671 the two Compters and Ludgate were almost
completed, Newgate was well under way, and the rebuilding of
Bridewell was being mooted. Three years later, only Bridewell
and the Monument were uncompleted.

The progress of other building is harder to estimate.
General numerical conclusions are possible, but figures of
houses constructed are not reliable guides to the restoration of

1 Diary, December
* Ibid., May 7th.
3 Repert., 76, f. 245. The building was then described as 'being most rebuilt and
fitted for that purpose*.
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